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The Columbia County Board of Commissioners appoints the Planning Commission. One of its purposes is to conduct public hearings relating to 
planning and zoning. The information gathered at this public hearing and the recommendations of the Planning Commission are forwarded to the 
Board of Commissioners. The Board of Commissioners takes the final action on matters presented to them based on information from the public 
hearing, the recommendation of the Planning Commission and debate among the Board at the Commission meeting. Anyone desiring to speak 
before the Planning Commission is limited to 10 minutes. If a group wishes to speak, one person must be designated to speak for the group. 
 
Call to Order .............................................................................................................. Chairperson Hall  
Invocation...................................................................................................................Jean Garniewicz 
Pledge of Allegiance......................................................................................................... Tony Atkins 
Quorum...................................................................................................................... Chairperson Hall   
Approval of Minutes for January 4, 2007................................................................ Chairperson Hall 
Reading of the Agenda...........................................................................................Director Browning 
Approval of the Agenda ........................................................................................... Chairperson Hall 
 
Old Business 
Rezoning.........................................................................................................................................Staff 
1. RZ 06-12-06, Rezone Tax Map 067 Parcel 017, 61.8 acres located at 4935 Hereford Farm Road 

from R-1 to R-2 RCO.  Commission District 3.  [ Application ]  [ Map ]  [ Site Plan ]  [Staff Report ] 

2. RZ 06-12-10, Rezone a portion of Tax Map 051 Parcel 003, from R-A and M-1 to PUD, 316 +/- 
acres located at 577 Baker Place Road.  Commission District 3.  [ Application ]  [ Map ]                  
[ Site Plan ]   [Staff Report ] 

 
Preliminary Plat..............................................................................................................................Staff 

Crawford Creek Overall PUD:   [ Aerial ]    [ Overall Site Plan ] 
 
3. Brookhaven East Crawford Creek, William Smith Boulevard off of Hereford Farm Road, Zoned 

PUD, 88 units, 11.254 acres, Commission District 3.  [ Site Plan ]   [ Staff Report ] 

4. William Smith Boulevard, off of Hereford Farm Road, Zoned PUD, Commission District 3.           
[ Site Plan ]   [ Staff Report ] 

5. The Oconee, William Smith Boulevard, Zoned PUD, 45 lots, 20.36 acres, Commission District 3.  
[ Site Plan ]   [ Staff Report ] 

6. Courtyards at Crawford Creek, William Smith Boulevard off of Hereford Farm Road, Zoned 
PUD, 92 units, 15.20 acres, Commission District 3.  [ Site Plan ]   [ Staff Report ] 

7. Riverwood Parkway Revision, Riverwood Parkway, Zoned PUD, Commission District 3. [ Map ] 
[ Site Plan ]   [ Staff Report ] 

 
New Business 
Final Plat .........................................................................................................................................Staff 
Preliminary Plat…………………………………………………………………………………………....Staff 
8. McConnell Run I & II, Dozier Road, Zoned R-A, 30 lots, 86.23 acres, Commission District 4.        

[ Map ]  [ Site Plan ]   [ Staff Report ] 
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Rezoning.........................................................................................................................................Staff 
9. RZ07-01-01, Rezone Tax Map 073C Parcels 027, 034, and 034A, 7.50 acres located on Hillcrest 

Drive and Oakridge Road from R-2 to S-1.  Commission District 3.  [ Application ]  [ Map ]               
[ Site Plan ]   [ Staff Report ] 

10. RZ07-01-02, Rezone Tax Map 074A Parcel 035A, 1.65 acres located at 4067 Jimmy Dyess 
Parkway from M-1 to C-2.  Commission District 4.  [ Application ]  [ Map ]   [ Staff Report ] 

11. RZ07-01-03, Rezone Tax Map 077A Parcel  011J, 1.14 acres located on Evans-To-Locks Road 
from C-2 to PUD.  Commission District 1.  [ Application ]  [ Map ]   [ Site Plan ]   [ Staff Report ] 

12. RZ07-01-04, Rezone Tax Map 077 Parcel 080, 94.22 acres located on Blackstone Camp Road 
from R-1 to PUD.  Commissioner District 1  [ Application ]  [ Map ]  [ Site Plan ]   [ Staff Report ]. 

13. RZ02-12-08 Revision to Planned Unit Development (PUD) for Tax Map 081 001 located on 
Blackstone Camp Road.  Commission District 1.  [ Site Plan ]   [ Staff Report ] 

 
Staff Comments .............................................................................................................................Staff 
Public Comments...................................................................................................... Chairperson Hall 
Adjourn ...................................................................................................................... Chairperson Hall 
 

Columbia County Planning Commission 
Commission District and Commissioners Planning Commissioner 

Ron C. Cross, Chairman Brett McGuire 

District 1 [Ron Thigpen] Jean Garniewicz 

District 2 [Tommy Mercer] Dean Thompson 

District 3 [Diane Ford] Deanne Hall, Vice-chairperson 

District 4 [Lee Anderson] Tony Atkins 
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Meeting Schedule: January 2007/February 2007 

Board/Commission Date Time Location 

Planning Commission January 18, 2007 6:30 PM Evans Government Center Auditorium 

Planning and Engineering 
Services Committee 

January 23, 2007 8:00 AM Evans Government Center Auditorium 

Planning Commission February 1, 2007 6:30 PM Evans Government Center Auditorium 

Board of Commissioners February 6, 2007 6:30 PM Evans Government Center Auditorium 

Planning Commission February 15, 2007 6:30 PM Evans Government Center Auditorium 

Board of Commissioners February 20, 2007 6:30 PM Evans Government Center Auditorium 

Planning and Engineering 
Services Committee 

February 27, 2007 8:00 AM Evans Government Center Auditorium 

 

Rezoning and variance items going forward to the Board of Commissioners on this agenda will be heard on Tuesday, 
February 6, 2007 at 6:30 PM in the Evans Government Center Auditorium. Anyone desiring to speak at the Board of 
Commissioners must call (706) 868-3379 before noon on Friday, February 2 , 2007 to place their name on the agenda for 
presentation. 
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Property Information 
 

Tax ID Tax Map 067 Parcel 017

Location/address 4935 Hereford Farm Road

Parcel Size ± 61.8 acres
Current Zoning  R-1 (Single Family Residential)
Existing Land Use Vacant

Future Land Use Medium density residential

Request R-2 RCO (Single Family Residential with a 
Residential Cluster Overlay)

Commission District District 3 (Ford)

Recommendation Disapprove
 

Summary and Recommendation 
Update to previous staff report:  Following the Planning Commission meeting on December 7 staff 
contacted Mr. Marshall to offer him the opportunity to discuss zoning alternatives.  On Wednesday, 
December 13 staff met with Mr. Marshall, a business partner of his and his engineer.  Staff recounted the 
history of rezoning petitions along Hereford Farm Road and suggested to Mr. Marshall and the others 
present that any rezoning other than applying the cluster overlay to the existing R-1 zoning could be 
remote for this property.  Mr. Marshall asked about the possibility for R-1A with a cluster overlay, and staff 
confirmed some R-1A zoning with the RCO has been approved in the general vicinity; however, that same 
rezoning on this piece of property was defeated about two years ago.   
 
Mr. Marshall stated he would be asking the planning commission to table this matter at its December 21 
meeting to provide him and others time to investigate a possible layout with the cluster overlay in the R-1A 
zoning district.  Staff urged Mr. Marshall to contact all of those persons who had appeared at the last 
meeting to notify them of his intent to ask for tabling since many of those residents objected to the matter 
being tabled to the December 21 meeting so close to the holidays.  Staff provided Mr. Marshall with a list of 
those who had spoken with their addresses and telephone numbers. 
 

******************** 
 
Mr. Arthur Marshall, owner and applicant, requests the rezoning of a 61.8 acre parcel of land at 4935 
Hereford Farm Road from R-1 single family residential to R-2 single family residential with a residential 
cluster overlay (RCO).  Under the R-1 zoning the property can be subdivided into 40,000 square foot lots 
without sewer and into 30,000 square foot lots if sewer service is available.  The density of development 
would be about one lot per acre or slightly higher with the smaller lots.  
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The R-2 zoning district reduces the required lot size to only 10,000 square feet, thus allowing an increase 
in density.  The application shows that the land could yield 114 lots with the R-2 zoning district, which 
would almost double the number of lots that could be attained under the R-1 zoning. 
 
The petitioner also seeks approval of the residential cluster overlay that allows further reductions in the lot 
size and setbacks to enable the developer to use the more suitable portions of the site more intensively, 
and to maintain areas of steep slopes or floodplain or wetlands as undeveloped open space.  The plan of 
development with the RCO indicates the property would yield 154 lots that would increase the density to 
2.5 lots per acre.  The minimum lot size would drop to 6,000 square feet and the average lot size would be 
7,500 square feet. 
 
There is no precedent for imposing an R-2 RCO along this portion of Hereford Farm Road.  Farmington 
Subdivision across Hereford Farm Road is zoned R-2 but does not have the cluster overlay.  Further, lots 
in this subdivision are at least 10,000 square feet in size and many of them are considerably in excess of 
10,000 square feet. 
 
More recent rezonings along Hereford Farm Road have attempted to achieve densities higher than the R-1 
but lower than the R-2 district.  Two parcels west of the one in question were rezoned to R-1A with a 
cluster overlay.  This zoning district allows lots as small as 12,000 square feet but the average lot size must 
be 15,000 square feet.  Clearly these R-1A districts are less dense than the R-2 RCO being requested. 
 
In October 2004 this same piece of property was presented for rezoning to R-1A with a cluster overlay.  
That rezoning ran into considerable opposition from surrounding property owners who were concerned 
about additional traffic from a denser development and with safety issues with the retention ponds.  The 
planning commission disapproved the request based upon its location and because it would be out of 
character with the surrounding area with smaller lots and reduced setbacks.  Based upon the history of 
rezonings within this area, and the history of rezonings on this specific piece of property, staff is of the 
opinion that the land use policy has already been established as lower density development within the R-1 
zoning district.   
 
Staff would point out that the 2004 rezoning request for R-1A zoning with a cluster overlay proposed 93 
lots.  The current rezoning request is for R-2 zoning with a cluster overlay and proposes 154 lots.  That 
represents a 40 percent increase in density over the rezoning disapproved two years ago.  Staff would also 
point out that the cluster overlay is not intended to allow an increase in density over the R-2 district, but to 
enable the developer to achieve the typical R-2 density on a piece of property that has environmental 
limitations.  The developer’s application shows that the property would hold only 114 lots without the RCO 
and that the intent is to increase density with the RCO from 114 to 154 lots.  

 
Interdepartmental Review 

 
Conditions 
 
Engineering: The property is located in the Euchee Creek drainage basin.  Post-developed discharge 
must be less than pre-developed conditions through the 50-year storm.  On-site storm water detention will 
be required. 
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1. Portions of this property lie within the 100-year flood plain.  All “A” zoned property must be studied by 
an appropriate methodology to determine a BFE.   

2. If state waters are present on the property and a stream buffer variance is required for any aspect of 
site work, approval from the Georgia EPD is required. 

3. If the property contains wetlands, a Jurisdictional Determination must be submitted to and approved by 
the United States Army Corps of Engineers.  A PCN will be required if the wetland impact is greater 
than 0.1 acre. 

4. If site improvements disturb more than one acre, the proper National Pollution Discharge Elimination 
System permit and associated fees must be submitted to the Georgia Environmental Protection 
Department and Columbia County 14 days prior to land disturbance. 

5. Storm water detention will be required unless site improvements result in no net increase in runoff.  
Storm water detention facilities cannot be located in the 100-year flood plain. 

6. No irrigation systems are allowed in the right-of-way per Section 66-4 of the Columbia County Code of 
Ordinances. 

7. A left turn analysis will be required to determine the need for installation of a left turn lane. 
8. A deceleration lane, dimensioned for the posted speed limit will be required. 
9. If access to the property is granted along an existing county road, the owner will be responsible for 

repairing all damage caused by construction vehicles. 
10. A site plan must be submitted to and approved by the County Engineer. 
11. All proposed improvements must conform to current county standards. 
 
. 
Storm Water:   Easements are required over all storm water infrastructure. 
Construction and Maintenance: Access to be approved by County Engineering Department. 
Green space: All passive open space shall be placed in a conservation easement or donated to the 
Columbia County Green Space Program.  Active and passive space must be designated on the site plan 
and must show the acreage of each. 
 
Comments 
 
Water and Sewer: County water is available on a ten inch line on Hereford Farm Road. County sewer is 
available on an eighteen inch line in the rear half of the property.  This project will not affect the capacity of 
existing water and sewer infrastructure.  
Storm water:  Permanent drainage and utility easements are required.  There are no active projects in the 
area.   
Construction and Maintenance: This project will not affect the priority of planned road projects.  The 
developer may wish to address a future three lane section in the Future Long Range project per traffic 
volumes. 
Health Department:  Should have county sewer. 
Sheriff:  There have been traffic accidents in the past 12 months.  This project will affect safety and traffic 
conditions in the area.  Thefts and property damage are associated with residential development.  
Concentrated patrols will be needed to deter these type of crimes.  Patrols for increased vehicular traffic 
will also be needed.  There is adequate access for public safety vehicles.  A deceleration traffic lane is 
recommended. 
Board of Education:  No comments received. 
Green space: This property is located in a targeted area for green space.   
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Criteria for Evaluation of Rezoning Request 
Criteria Points Comment 

Whether the zoning proposal will permit a 
use that is suitable in view of the zoning 
and development of adjacent and nearby 
property. 

The higher density of development permitted 
in the R-2 district with the residential cluster 
overlay provision would not be compatible 
with the surrounding area which is mostly R-1 
with some R-2 zoning. 

Whether the zoning proposal will adversely 
affect the existing use or usability of 
adjacent or nearby property. 

The higher density of development proposed 
would not be in character with the large lot 
estate pattern of development more typical 
along Hereford Farm Road. 

Whether the zoning proposal is compatible 
with the purpose and intent of the GMP. 

The growth management plan would suggest 
development at a maximum density more in 
keeping with the R-1A density level which 
would yield perhaps 90 lots on this property 
rather than 154 lots. 

Whether there are substantial reasons why 
the property cannot or should not be used 
as currently zoned. 

The property can be developed in the R-1 
zoning district. 

Whether the proposal could cause 
excessive or burdensome use of public 
facilities or services. 

The proposed density would add additional 
traffic to Hereford Farm Road.  It could also 
potentially overburden the sanitary sewer 
lines serving the area. 

Proposal is supported by new or changing 
conditions not anticipated by the GMP or 
reflected in existing zoning on the property 
or surrounding properties. 

No circumstances have changed in this area 
to justify the rezoning. 

Proposal reflects a reasonable balance 
between the promotion of Health, Safety, 
and Welfare against the right to unrestricted 
use of property. 

The rezoning does not strike a reasonable 
balance between reasonable use of the 
property and the land use on adjacent and 
surrounding properties.  Lower density of 
development would strike the balance of 
reasonable use and compatibility with 
surrounding properties. 
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Property Information 
 

Tax ID Tax Map 051 Parcel 003 (Portion)

Location/address 577 Baker Place Road

Parcel Size ± 350 acres

Current Zoning  R-A (Residential Agriculture)
and M-1 (Light Industrial)

Existing Land Use Vacant/agricultural

Future Land Use Residential

Request PUD (Planned Unit Development)
Commission District District 3 (Ford)

Recommendation 
 

Summary and Recommendation 
Pollard Land Company, owner, and Great Water Homes, LLC, applicant, request the rezoning of 350 acres 
of property from R-A (residential-agricultural) and M-1 (light industrial) to PUD (planned unit development).  
The property is bounded by I-20 on the south, Baker Place Road on the west and Chamblin Road and the 
proposed high school site on the northeast side. 
 
This general area is in a part of the county that has historically been considered the more rural western 
portion of the county.  The R-A zoning has been applied because this area has been perceived to be a part 
of the more agricultural western part of the county.  The M-1 zoning was applied under a policy of placing 
industrial zoning along the entire stretch of I-20 to a depth of 1,000 feet.  Staff questions the validity of that 
policy and therefore is in favor of an alternative zoning to this M-1 pattern.   
 
Development of the general area began about ten years ago with the Ivy Falls Plantation PUD that is 
nearing build-out with approximately 1,000 dwelling units.  Following that was the Bartram Trail PUD that is 
underway and proposes 730 dwelling units.  More recently the county has approved the High Meadows 
PUD with 530 dwelling units and a town home development on Columbia Road with 256 dwelling units.  In 
addition several subdivisions have been approved along Chamblin Road.  All of these developments 
combined, including this one, have produced or propose about 4,000 dwelling units in the last ten to twelve 
years.   
 
Thus, the character of this area has changed significantly recently and to the point where the Bartram Trail 
Tier II node appears to be developing the residential components much earlier than staff had anticipated 
when the growth management plan was prepared in early 2006.  Contributing to the likelihood of continued 
rapid development will be the presence of the proposed 2,000 student high school on Chamblin Road.   
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The proponents originally proposed a PUD plan that contained single family, town home and apartment 
residential development as well as an office and commercial component.  Staff advised the developers that 
we would not support the non residential components.  These elements, if they are to be located in this 
general area of the county, should be located within the Tier II node on Columbia Road.  A revised plan 
has been submitted that removes most of the non residential elements.  Their plan calls for 2.5 acres 
proposed for office development, presumably medically related offices that would function in concert with 
the assisted living center shown within the site plan.   
 
The narrative statement has not been revised to reflect this change in the development pattern.  Staff also 
finds some differences in the total acreage of the site, the acreage devoted to various uses, and thus the 
density proposed within the development.  Staff’s figures indicated that based upon the latest plan, their 
overall proposed density is 3.48 dwelling units per acre.  If staff’s figures are correct this development 
would be one of the most intensive developments in the area and perhaps the densest.  The PUD 
proposes varying lot sizes for single family residential ranging from smaller 60 foot wide lots to more 
spacious 80 foot wide lots.  In addition, the development proposes large components of town homes and 
apartments that have the effect of increasing the overall density of the development. 
 
Staff is recommending tabling this development so that the narrative can be updated.  Further, staff is 
concerned with the additional 835 units being proposed on a street network that consists of two lane roads.  
Staff has informed the petitioner that a traffic impact study should be conducted to determine what traffic 
volumes the road network will be subjected to, how much of that will come from this development, what 
improvements may be needed, and what of those improvements may be the responsibility of this developer 
or the county’s responsibility. 
 
Typically a dwelling unit will generate about 10 automobile trips per day.  The 4,000 dwellings in existence 
or proposed will generate about 40,000 vehicle trips per day.   That is equivalent to the volume of traffic on 
the busier sections of Washington Road.  This developer certainly cannot be held responsible for this total 
volume increase nor for the total solutions to the traffic issues.  However, it is anticipated that this 
development will be the predominant contributor to additional capacity needs on Baker Place Road, and 
staff believes some quantifying of those needs is necessary. 
 
The narrative states that the building materials of the residential units will be a blend of stone, brick, stucco, 
hardiboard and cedar shakes “with time tested architectural details.” 
 
Staff recommends tabling this request so that the narrative statement can be updated to reflect the 
change in concept and so that a traffic impact analysis can be prepared if the Planning Commission 
concurs that this information is needed to review the development. 

 
Interdepartmental Review 

 
Conditions 
 
Engineering: The property is located in the Euchee Creek drainage basin.  Post-developed discharge 
must be less than pre-developed conditions through the 50-year storm.  On-site storm water detention will 
be required. 
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1. Portions of this property lie within the 100-year flood plain.  All “A” zoned property must be studied 
by an appropriate methodology to determine a BFE. 

2. State waters are present on the property.  If a stream buffer variance is required for any aspect of 
site work, you must have approval from the Georgia Environmental Protection Department. 

3. If the property contains wetlands, a Jurisdictional Determination must be submitted to and approved 
by the United States Army Corps of Engineers. 

4. If site improvements disturb more than one acre, the proper National Pollution Discharge 
Elimination System permit and associated fees must be submitted to the Georgia Environmental 
Protection Department and Columbia County 14 days prior to land disturbance. 

5. Storm water detention will be required unless site improvements result in no net increase in runoff. 
6. A left turn analysis will be required to determine the need for installation of a left turn lane on to 

Baker Place Road. 
7. A deceleration lane, dimensioned for the posted speed limit on both Chamblin Road and Baker 

Place Road will be required. 
8. If access to the property is granted along an existing county road, the owner will be responsible for 

repairing all damage caused by construction vehicles. 
9. A site plan must be submitted to and approved by the County Engineer. 

10. All proposed improvements must conform to current county standards.   
 
Water and Sewer:  The Owner/Developer will be responsible for all costs to extend sewer and/or water to 
property. 
Storm Water:  Permanent drainage and utility easements are required.  A 20 foot easement is required 
over all storm water infrastructure. 
Construction and Maintenance: Access and site distance for driveways to be approved by County 
Engineering Department.  Left and right turn lanes may be required due to traffic volume. 
Green Space:  All open space (green space) must be designated as passive or active.  Al passive open 
space must be donated to Columbia County Green Space program or put into a conservation easement.  
This property is located in proximity to a future greenway. 
 
Comments 
 
Water and Sewer: County water is available on a twelve inch line on Chamblin Road. County sewer is 
available on a fifteen inch line along Euchee Creek.  This project will affect the capacity of existing water 
and sewer infrastructure.   It will add a considerable amount of flow to the sanitary sewage system. 
Storm water:  There are no active projects in the area.   
Construction and Maintenance: This project will not affect the priority of planned road projects.   
Health Department:  Should have county sewer. 
Sheriff:  No comments received. 
Board of Education:  Lewiston Elementary, Columbia Middle School and Greenbrier High School are 
above capacity.  New construction through Columbia County has and will continue to bring families into 
areas of our school system that are presently overcrowded.  When overcrowded conditions occur in any 
one of our schools, there is a possibility that children will be housed in portable classrooms.  With the influx 
of new subdivisions being built around our schools, the problem with traffic congestion and road access 
during school morning and afternoon hours as students are being picked up or dropped off will continue to 
increase.  This project is navigable by school buses. 
Green space: This property is located in a targeted area for green space.  There are green space program 
lands in the area along Euchee Creek in Ashbrooke subdivision.  
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Criteria for Evaluation of Rezoning Request 

Criteria Points Comment 
Whether the zoning proposal will permit a 
use that is suitable in view of the zoning 
and development of adjacent and nearby 
property. 

The proposed use of different forms of 
residential is appropriate with the accelerated 
growth in this part of the county.  Office and 
commercial development are not appropriate. 

Whether the zoning proposal will adversely 
affect the existing use or usability of 
adjacent or nearby property. 

Most of the surrounding area is still low 
density residential or agricultural or vacant 
land.  The infrastructure in the area is 
reflective of this more rural setting.  This 
magnitude of development could exceed the 
capacity of the utility and street systems. 

Whether the zoning proposal is compatible 
with the purpose and intent of the GMP. 

The development is compatible with the GMP 
to the extent that the development remains 
residential in concept and to the extent 
infrastructure needs can be provided to 
accommodate the proposed development. 

Whether there are substantial reasons why 
the property cannot or should not be used 
as currently zoned. 

The current R-A zoning is not appropriate as 
development moves westward and as 
services are provided to this area.  The M-1 
zoning is not appropriate due to the lack of 
access to the site. 

Whether the proposal could cause 
excessive or burdensome use of public 
facilities or services. 

A development of this magnitude could 
impose excessive or burdensome use of 
public facilities and services.  For that reason 
approval should be based upon better 
knowledge of the capacity of the 
infrastructure, particularly the street network. 

Proposal is supported by new or changing 
conditions not anticipated by the GMP or 
reflected in existing zoning on the property 
or surrounding properties. 

The growth management plan contemplated 
that urbanized development would migrate to 
this area.  The speed at which development 
is occurring is more rapid than anticipated. 

Proposal reflects a reasonable balance 
between the promotion of Health, Safety, 
and Welfare against the right to unrestricted 
use of property. 

The concept appears reasonable.  Questions 
still remain whether or not the development is 
too intensive for the level of facilities and 
services that are available to the area. 
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Property Information 
Subdivision Name Brookhaven East Crawford Creek

Location/address 
William Smith Boulevard off 

of Hereford Farm Road
Development Acreage 11.254 acres
Number of lots/units 88 units (7.8 units/acre)
Zoning Planned Unit Development (PUD)
Engineer/Surveyor Elite Engineering
Commission District District 3 (Ford)
Recommendation Withdrawal at the Petitioner’s Request
 

Summary and Recommendation 
This subdivision is a part of the large Crawford Creek development that is located south of 
Hereford Farm Road and north of Columbia Road.  The project is a PUD with varying kinds of 
housing ranging from large lot single family to town home development.  The project is being 
done in phases with several of the phases moving rather rapidly.  The project also includes the 
construction of a collector road between Hereford Farm Road and Columbia Road.   
 
This subdivision was submitted to the county on November 27 for the typical 30 to 35 day 
review cycle.  It has not received approvals from the various county agencies or from Natural 
Resources and Conservation (NRCS).  The petitioner has advised staff that he is unable to sell 
the proposed units to potential builders at this time, so he has requested that the application for 
this section of the subdivision be withdrawn until such time when he is able to market the units 
for sale more effectively. 
  
Staff recommends withdrawal of the petition as requested by the petitioner. 
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Property Information 
Subdivision Name William Smith Boulevard

Location/address off of Hereford Farm Road

Development Acreage N/A
Number of lots/units Street Dedication
Zoning Planned Unit Development (PUD)
Engineer/Surveyor Elite Engineering
Commission District District 3 (Ford)
Recommendation Tabling at the Petitioner’s Request
 

Summary and Recommendation 
This is the main collector road that services the large subdivision development called Crawford 
Creek that is located south of Hereford Farm Road and north of Columbia Road.  The project is 
a PUD with varying kinds of housing ranging from large lot single family to town home 
development.  The project is being done in phases with several of the phases moving rather 
rapidly.  The construction of this collector road between Hereford Farm Road and Columbia 
Road is currently awaiting plans to tie into North old Belair Road, which is of a much reduced 
right of way.  Planning staff will be investigating ways in which the County can aid the developer 
in making this tie-in so that it will accommodate the additional traffic that will be generated from 
the Crawford Creek development.  This may include either condemnation or purchase of 
properties.  It is also important to note that the developer does not have condemnation powers, 
so this would be left solely to the County to handle, should this be the direction recommended to 
staff.   
 
This road plan was submitted to the county on October 31 for the typical 30 to 35 day review 
cycle.  It has not received approvals from the various county agencies or from Natural 
Resources and Conservation (NRCS).  Without these required approvals the subdivision cannot 
be approved on January 18.  At that meeting the subdivision will have to be disapproved or may 
be tabled if requested by the petitioner. 
  
Staff recommends disapproval unless tabling is requested by the petitioner.  
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Property Information 
Subdivision Name The Oconee

Location/address William Smith Boulevard

Development Acreage 20.36 acres
Number of lots/units 45 lots (2.21 lots/acre)
Zoning Planned Unit Development (PUD)
Engineer/Surveyor Elite Engineering
Commission District District 3 (Ford)
Recommendation Approval with conditions
 

Summary and Recommendation 
This subdivision is a part of the large development called Crawford Creek that is located south 
of Hereford Farm Road and north of Columbia Road.  The project is a PUD with varying kinds of 
housing ranging from large lot single family to town home development.  The project is being 
done in phases with several of the phases moving rather rapidly.  The project also includes the 
construction of a collector road between Hereford Farm Road and Columbia Road.   
 
This subdivision was submitted to the county on October 13 for the typical 30 to 35 day review 
cycle.  It has recently received approvals from the various county agencies including Natural 
Resources and Conservation (NRCS).  This item had been tabled at the January 4 meeting to 
allow for additional time to gain these approvals.   
 
Staff recommends approval with conditions and all departmental comments included.   
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Property Information 
Subdivision Name Courtyards at Crawford Creek

Location/address 
William Smith Boulevard off 

of Hereford Farm Road
Development Acreage 15.20 acres
Number of lots/units 92 units (6.05 units/acre)
Zoning Planned Unit Development (PUD)
Engineer/Surveyor Elite Engineering
Commission District District 3 (Ford)
Recommendation Tabling at the Petitioner’s Request
 

Summary and Recommendation 
This subdivision is a part of the large development called Crawford Creek that is located south 
of Hereford Farm Road and north of Columbia Road.  The project is a PUD with varying kinds of 
housing ranging from large lot single family to town home development.  The project is being 
done in phases with several of the phases moving rather rapidly.  The project also includes the 
construction of a collector road between Hereford Farm Road and Columbia Road.   
 
This subdivision was submitted to the county on September 26 for the typical 30 to 35 day 
review cycle.  It has not received approvals from the various county agencies or from Natural 
Resources and Conservation (NRCS).  Without these required approvals the subdivision cannot 
be approved on January 18.  At that meeting the subdivision will have to be disapproved or may 
be tabled if requested by the petitioner. 
  
Staff recommends disapproval unless tabling is requested by the petitioner.   
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Property Information 
Subdivision Name Riverwood Parkway Revision 

Location/address Amberley Lane at Riverwood Parkway

Development Acreage N/A
Number of lots/units  Subdivision Road Revision
Zoning PUD (Planned Unit Development)
Engineer/Surveyor Civil Design Solutions
Commission District District 3 (Ford)
Recommendation Approval with conditions
 

Summary and Recommendation 
The developer, Riverwood Land, LLC, seeks preliminary plat approval for a revision to the 
design for Riverwood Parkway at its intersection with Amberley Lane. This petition is in for 
consideration of only the modifications to the existing Riverwood Parkway right of way, not as a 
revision to the Amberley II subdivision.  Originally, this intersection was designed to be a typical 
intersection with Riverwood Parkway acting as a through street. After some additional planning 
and consideration of future traffic flow involving the proposed commercial villages surrounding 
this intersection, both staff and the developer have determined that a traffic circle would be the 
best alternative.  Several factors were taken into consideration to arrive at this conclusion.  The 
County engineer in his review of this proposal wishes to note that he will be working to maintain 
adequate traffic flow within the existing Riverwood Parkway right of way while the new traffic 
circle is constructed.  Control of the traffic circle construction is empowered to the county 
engineer through Chapter 74 Articles III and IV of the subdivision regulations.  The plat has 
received all necessary approvals with a few changes to be made to the plat before release for 
construction.  
  
 
Staff recommends approval with conditions. 
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Property Information 
Subdivision Name McConnell Run I and II

Location/address Dozier Road

Development Acreage 86.23 acres

Number of lots/units 
30 lots (0.35 lots per acre, 
2.87 acre average lot size)

Zoning R-A (Residential Agriculture)
Engineer/Surveyor Civil Design Solutions
Commission District District 4 (Anderson)
Recommendation Approval with conditions
 

Summary and Recommendation 
 
Mr. Bill McConnell seeks preliminary plat approval for McConnell Run, Phases I and II located on the 
south side of Dozier Road, north of White Oak Road.  The preliminary plat is for 30 lots on 86.23 
acres.  The density of this section is 0.35 lots per acre with the average lot size of 2.87 acres.  This 
subdivision has been in the County for approval since April of 2005, and since that time it has gone 
through extensive changes and re-designs to arrive at the current product.  The plans have received 
all approvals including NRCS with a few minor changes to be made prior to release of the plans for 
construction. 
 
Departmental conditions include: 
 

• Construction and Maintenance: Engineering department must approve site 
distances, ingress and egress requirements.  Developer must be responsible for 
damage to existing streets caused by the development. 

• Fire Marshal: Verification of adequate water supply for fire hydrants required for fire 
protection. 

• Water and Sewer: Developer shall incur all costs of installing water if required. 
Developer shall also abide by all local, state and federal requirements to include HR 
rules and regulations and Columbia County Standards. 

• Health:  The soil map derived from the Level 3 soil survey shall be overlaid onto a 
copy of the final subdivision plat.  All soil studies must be done by a certified soil 
classifier registered with the State of Georgia. 

• Engineering: Stormwater detention will be required with post-developed discharge 
less than pre-developed conditions through the 50-year storm. Portions of this 
property lie within the 100-year flood plain.  All “A” zone property must be studied by 
an appropriate methodology to determine Base Floor Elevations. All plans must be 
approved by the county engineer. 
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Departmental Comments: 
 

• Sheriff:  A deceleration lane off Dozier Road is recommended into both entrances for 
the project. 

 
   

 
Staff recommends approval with conditions and all departmental comments included. 
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Property Information 
 

Tax ID Tax Map 073C Parcels 027, 034, and 034A

Location/address Hillcrest Drive and Oakridge Road

Parcel Size ± 7.50 acres
Current Zoning  R-2 (Single Family Residential)
Existing Land Use Vacant/Residential

Future Land Use High Density Residential

Request S-1 (Special Distrct)
Commission District District 3 (Ford)

Recommendation Approve
 

Summary and Recommendation 
 
Trinity Baptist Church, owner and applicant, requests the rezoning of 3 parcels containing approximately 
7.5 acres located on Columbia Road from R-2 single-family residential to S-1 in order to bring current 
development into conformity with county zoning requirements, and to allow for the construction of athletic 
fields and additional parking.  The property is bounded other church property to the north and northwest, by 
single family residential uses to the south and southwest, and by multifamily townhome development to the 
east.  There are currently residential houses on two of the parcels.  These properties have been acquired 
by the church, and the residential structures are proposed as athletic equipment storage and youth 
activities.  There is also an existing pond on the property that will be used for recreation and detention.  
The S-1 property that is owned by the church will expand from 5.3 acres to 12.8 acres if the request is 
approved.   
 
The requested change in zoning will require buffering to the south where the property adjoins single family 
residential use.  In addition, the site plan and the narrative submitted by the church propose a ten-foot 
buffer along Oak Ridge Road where the church property adjoins the multifamily townhome development. 
 
The property is located within the Tier Two Columbia node.  According to the nodal analysis performed by 
staff, rezoning the 7.5 acre lot currently zoned R-2 would eliminate 21 potential single-family units.  The 
node already has a sufficient amount of single-family housing.  Therefore, the proposed rezoning would not 
adversely affect the node’s housing mix.  In addition, the property will be required to meet the provisions of 
the Corridor Protection Overlay District (CPOD). 
 
Staff recommends approval. 
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Interdepartmental Review 

 
Node Analysis 

Tier II nodes can contain retail, office/professional, civic, and dense residential land uses such as 
smaller multi-family developments and townhomes. Generally Tier II nodes will have less acreage and 
less commercial square feet than Tier I nodes and are generally about 1 mile in diameter. 
 
The GMP recommends 300,000-600,000 square feet of Commercial floor area in Tier II nodes. 
 
Current Status 
64.7% Residential 
9.7% Commercial 
2.2% Professional 
23.4% Open Space & Institutional 
 
364,371 sq. ft. of built & potential Commercial floor area (at 0.16 FAR) 
 
Impact of Rezoning 
63.6% Residential 
9.7% Commercial 
2.2% Professional 
24.5% Open Space & Institutional 

 
      Housing Mix 
 
      GMP Goal 

“Tier II nodes can contain… dense residential land uses such as smaller multi-family developments and 
townhomes.” 
 
Current Status 
756 s.f. units (90.8%) 
77 m.f. units (9.2%) 
 
Impact of Rezoning 
Rezoning the 7.5 acre lot currently zoned R-2 would eliminate 21 potential single-family units.  The 
node already has a sufficient amount of single-family housing, therefore the proposed rezoning would 
not adversely affect the node’s housing mix.   

 
      Balance of multi-family housing to commercial floor area 
 

GMP Goal 
1 m.f. unit per 1,000 square feet of Commercial floor area is an appropriate balance.   
 
Current Status 
0.2 m.f. units per 1,000 square feet of Commercial floor area 
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Impact of Rezoning 
An increase in S-1zoning would not affect the balance of m.f. units to the Commercial floor area.   In the 
future, additional multi-family development should be encouraged in the node. 

 
The proposed rezoning is consistent with the GMP’s Nodal Development concept.   
 
 
Conditions 
 
Engineering: The property is located in the Euchee Creek drainage basin.  Post-developed discharge 
must be less than pre-developed conditions through the 50-year storm.  On-site storm water detention will 
be required. 
 
1. If any changes are proposed to the current site configuration, a site plan must be submitted to and 

approved by the County Engineer.  The plan, if required, must include: 
 All proposed improvements must conform to current county standards. 
 Storm water detention will be required unless site improvements result in no net increase in runoff. 
 A deceleration lane, dimensioned for the posted speed limit will be required unless a formal 

deceleration waiver is requested.  A deceleration waiver will be granted only if documentation is 
provided showing less than 50 vehicles per day enter into the business or the cost of the 
deceleration lane is greater than 20% of the total project cost. 

 If the property contains wetlands, a Jurisdictional Determination must be submitted to and approved 
by the United States Army Corps of Engineers. 

 If site improvements disturb more than one acre, the proper National Pollution Discharge 
Elimination System permit and associated fees must be submitted to the Georgia Environmental 
Protection Department and Columbia County 14 days prior to land disturbance. 

2. State waters are present on the property.  If a stream buffer variance is required for any aspect of site 
work, approval from the Georgia Environmental Protection Department is required. 

3. If access to the property is granted along an existing county road, the owner will be responsible for 
repairing all damage caused by construction vehicles. 

 
Storm Water:  Permanent drainage and utility easements are required.  A 20 foot permanent easement is 
required over all storm water infrastructure. 
Construction and Maintenance: County Engineer to review access to county road.  Access to SR232 
(Columbia Road) must be approved by the GDOT. 
 
Comments 
 
Water and Sewer: County water is available on a two and ten inch line on Hillcrest Drive and Oakridge 
Road. County sewer is available on an eight inch line on Hillcrest Drive.  The size and location of the sewer 
are adequate for development.  This project will not affect the capacity of existing water and sewer 
infrastructure. 
Storm water:  There are no active projects in the area.   
Construction and Maintenance: This project will affect the priority of planned road projects.  Right-of-way 
is proposed for 2009 (construction long range) for future widening.   
Health Department:  Should have county sewer. 
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Sheriff:  There have been traffic accidents in the past 12 months.  This project will not affect safety and 
traffic conditions in the area.  There is adequate access for public safety vehicles. 
Green space: This property is not located in a targeted area for green space.  There are no green space 
program lands in the area.  
 

Criteria for Evaluation of Rezoning Request 
Criteria Points Comment 

Whether the zoning proposal will permit a 
use that is suitable in view of the zoning 
and development of adjacent and nearby 
property. 

Since the property adjoins other S-1 property 
owned by the church, the proposed use is 
suitable in view of the zoning and 
development of adjacent and nearby 
property. 

Whether the zoning proposal will adversely 
affect the existing use or usability of 
adjacent or nearby property. 

The zoning proposal will not adversely affect 
the existing use or usability of adjacent or 
nearby property. 

Whether the zoning proposal is compatible 
with the purpose and intent of the GMP. 

The development is compatible with the 
purpose and intent of the GMP. 

Whether there are substantial reasons why 
the property cannot or should not be used 
as currently zoned. 

The property could be used as single family 
residential.  However, its proximity to other 
church property and multifamily townhome 
development would suggest that the property 
is better suited for institutional or higher 
density residential uses. 

Whether the proposal could cause 
excessive or burdensome use of public 
facilities or services. 

The proposal will not cause excessive or 
burdensome use of public facilities or 
services. 

Proposal is supported by new or changing 
conditions not anticipated by the GMP or 
reflected in existing zoning on the property 
or surrounding properties. 

The proposal is reflected in existing zoning of 
surrounding properties. 

Proposal reflects a reasonable balance 
between the promotion of Health, Safety, 
and Welfare against the right to unrestricted 
use of property. 

The proposal meets this balance test. 
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Property Information 
 

Tax ID Tax Map 074A Parcel 035A

Location/address 4067 Jimmy Dyess Parkway

Parcel Size ± 1.65 acres
Current Zoning  M-1 (Light Industrial)
Existing Land Use Vacant/Industrial

Future Land Use Commercial

Request C-2 (General Commercial)
Commission District District 4 (Anderson)

Recommendation Approve
 

Summary and Recommendation 
VIC of Augusta, owner, and Bo Slaughter, applicant, request the rezoning of 1.8 acres of property from M-1 
light industrial to C-2 general commercial to allow for the construction of a hotel and restaurant.  The 
property is located at 4067 Jimmy Dyess Parkway, and is located within the Tier Two Interstate Service 
Area node.  The property is surrounded by other C-2 property with the exception of a 1.74 acre tract that 
remains R-1, and is located immediately to the west.  The applicant is negotiating with the current property 
owner, and staff anticipates that the adjacent property will be requested to be rezoned and joined with the 
subject property at some future date.   
 
According to the Growth Management Plan (GMP), industrial zoning is discouraged in Tier II nodes.  In 
addition, the former industrial uses of the property has either relocated or gone out of business, and the 
property is currently vacant.  In the nodal analysis prepared by staff, it is noted that an increase of 1.65 
acres of C-2 zoning would likely result in 15,094 sq. ft. of additional Commercial floor area.  To meet the 
goals of the GMP, 15 more multi-family units should be added in the future to keep an appropriate ratio of 
multi-family units to commercial floor area.  Therefore, the proposed rezoning is consistent with the GMP’s 
Nodal Development concept.   
 
Staff recommends approval. 
 
 

 
 
 
Interdepartmental Review 
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Node Analysis 

Tier II nodes can contain retail, office/professional, civic, and dense residential land uses such as 
smaller multi-family developments and townhomes. Generally Tier II nodes will have less acreage and 
less commercial square feet than Tier I nodes and are generally about 1 mile in diameter. 
 
The GMP recommends 300,000-600,000 square feet of Commercial floor area in Tier II nodes. 
 
Current Status 
32.2% Residential 
25.7% Commercial 
0.4% Professional 
35.1% Industrial 
6.6% Open Space & Institutional 
 
729,013 sq. ft. of built Commercial floor area (at 0.21 FAR) 
1,250,907 sq. ft. of built & potential Commercial floor area (at 0.21FAR) based upon current zoning 
 
Impact of Rezoning 
32.2% Residential 
26.0% Commercial 
0.4% Professional 
34.9% Industrial 
6.6% Open Space & Institutional 
 
Industrial zoning is discouraged in Tier II Nodes.  

 
      Housing Mix 
 
      GMP Goal 

“Tier II nodes can contain… dense residential land uses such as smaller multi-family developments and 
townhomes.” 
 
Current Status 
138 s.f. units (90.8%) 
327 m.f. units (9.2%) 
 
Impact of Rezoning 
Rezoning the 1.65 acre lot currently zoned M-1 would not change the Node’s housing mix.  Because 
industrial land use is incompatible with residential development, the proposed rezoning could help 
attract more housing to the Node. 

 
      
 
 
 Balance of multi-family housing to commercial floor area 
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GMP Goal 
1 m.f. unit per 1,000 square feet of Commercial floor area is an appropriate balance.   
 
Current Status 
0.44 m.f. units per 1,000 square feet of Commercial floor area 
 
Impact of Rezoning 
An increase of 1.65 acres of C-2 zoning would likely result in 15,094 sq. ft. of additional Commercial 
floor area.  To meet the goals of the GMP, 15 more multi-family units should be added in the future to 
keep an appropriate ratio of multi-family units to commercial floor area. 

 
The proposed rezoning is consistent with the GMP’s Nodal Development concept.   
 
Conditions 
 
Engineering: The property is located in the Euchee Creek drainage basin.  Post-developed discharge 
must be less than pre-developed conditions through the 50-year storm.  On-site storm water detention will 
be required. 
 

1. If the property contains wetlands, a Jurisdictional Determination must be submitted to and approved 
by the United States Army Corps of Engineers. 

2. If site improvements disturb more than one acre, the proper National Pollution Discharge 
Elimination System permit and associated fees must be submitted to the Georgia Environmental 
Protection Department and Columbia County 14 days prior to land disturbance. 

3. Storm water detention will be required unless site improvements result in no net increase in runoff. 
4. If access to the property is granted along an existing county road, the owner will be responsible for 

repairing all damage caused by construction vehicles. 
5. Access to the property from SR 383 (Jimmy Dyess Parkway) must be approved by GDOT. 
6. A site plan must be submitted to and approved by the County Engineer. 
7. All proposed improvements must conform to current county standards.   

 
Water and Sewer:  The Owner/Developer will be responsible for all costs to extend sewer and/or water to 
property. 
Storm Water:  Permanent drainage and utility easements are required.  A 20 foot easement is required 
over all storm water infrastructure. 
Construction and Maintenance: Access and driveway requirements per GDOT – (SR 383). 
 
Comments 
 
Engineering: Recommend performing a due-diligence environmental site analysis due to past site usage. 
Water and Sewer: County water is available on a ten inch line on Jimmy Dyess Parkway. County sewer is 
available on an eight inch line on the side and in the rear of the adjacent properties to the south and east.  
The size and location of the sewer are adequate for development.  This project will affect the capacity of 
existing water and sewer infrastructure. 
Storm water:  There are no active projects in the area.   
Construction and Maintenance: This project will not affect the priority of planned road projects.   
Health Department:  Should have county sewer. 
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Sheriff:  There have been traffic accidents in the past 12 months.  This project will affect safety and traffic 
conditions in the area.  Development in this area will increase vehicular traffic.  Patrols will be needed to 
monitor increased traffic flow and safety conditions.  Patrols will also be needed for crime prevention during 
the construction phase and continue after the completion of the project.  There is adequate access for 
public safety vehicles.  A deceleration traffic lane into the project is recommended if the entrance/exit if off 
Jimmy Dyess Parkway. 
Green space: This property is not located in a targeted area for green space.  There are no green space 
program lands in the area. 
 

 
Criteria for Evaluation of Rezoning Request 

Criteria Points Comment 
Whether the zoning proposal will permit a 
use that is suitable in view of the zoning 
and development of adjacent and nearby 
property. 

The proposed use is suitable in view of the 
zoning and development of adjacent and 
nearby property. 

Whether the zoning proposal will adversely 
affect the existing use or usability of 
adjacent or nearby property. 

The surrounding area is already zoned for 
commercial use.  Therefore, the zoning 
proposal will not adversely affect the existing 
use or usability of adjacent or nearby 
property.  

Whether the zoning proposal is compatible 
with the purpose and intent of the GMP. 

The development is compatible with the GMP 
in that the GMP discourages industrial uses 
within the Tier II nodes. 

Whether there are substantial reasons why 
the property cannot or should not be used 
as currently zoned. 

The current M-1 zoning is not appropriate 
within a Tier II node. 

Whether the proposal could cause 
excessive or burdensome use of public 
facilities or services. 

The proposal will not cause excessive or 
burdensome use of public facilities or 
services. 

Proposal is supported by new or changing 
conditions not anticipated by the GMP or 
reflected in existing zoning on the property 
or surrounding properties. 

The proposal is reflected in existing zoning of 
surrounding properties. 

Proposal reflects a reasonable balance 
between the promotion of Health, Safety, 
and Welfare against the right to unrestricted 
use of property. 

The proposal meets this balance test. 
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Property Information 
 

Tax ID Tax Map 077A Parcel 011J

Location/address Evans-To-Locks Road

Parcel Size ± 1.14 acres
Current Zoning  C-2 (General Commercial)
Existing Land Use Undeveloped Commercial

Future Land Use Public Institutional

Request PUD (Planned Unit Development)
Commission District District 1 (Brown)

Recommendation Approve
 

Summary and Recommendation 
MBH Holdings, Inc., owner, and Bo Slaughter, applicant, seek the rezoning of a 1.14 acre parcel of land 
from C-2, general commercial, to planned unit development (PUD).  The proposed development consists of 
several office and retail spaces.  All of these uses are permitted in the current C-2 zoning district.  
However, the developer is seeking permission to create lots within the development for sale of individual 
office and retail buildings, and the lots to be created do not meet the area and dimensional requirements of 
the C-2 zoning district.  The PUD zoning gives much greater flexibility with respect to lot size and setbacks 
that will enable the subdivision of property to occur. Parking and driveway areas will remain common to the 
entire development. 
 
A companion parcel was approved by the Planning Commission at its December 21, 2006 meeting.  It was 
noted that the original parcel was less than four acres in size, (3.73 acres).  The current proposal is 1.14 
acres, and the overall development plan is therefore 4.87 acres.  The PUD zoning district sets forth a 
minimum lot size of four acres.  The original zoning request is being delayed by the Board of 
Commissioners until the current proposal is acted upon by the Planning Commission.  Should the Planning 
Commission approve the current proposal, the Board of Commissioners will take the two proposals 
together as one zoning action in order to achieve the four acre minimum lot size as prescribed by the Code 
of Ordinances.   
 
The permitted uses in the PUD will be the same as those allowed within the C-2 zoning district.  There will 
be interconnectivity within the entire PUD.  The property is located within the Evans Town Center and is 
required to meet the Evans Town Center Overlay (ETCO) design criteria. 
 
Staff recommends approval.  
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Interdepartmental Review 

 
Conditions 
 
Engineering: The property is located in the Reed Creek drainage basin.  Post-developed discharge must 
be less than pre-developed conditions through the 50-year storm.  On-site storm water detention will be 
required. 
 
1. If site improvements disturb more than one acre, the proper National Pollution Discharge Elimination 

System permit and associated fees must be submitted to the Georgia Environmental Protection 
Department and Columbia County 14 days prior to land disturbance. 

2. Storm water detention will be required unless site improvements result in no net increase in runoff. 
3. A left turn analysis will be required to determine the need for installation of a left turn lane. 
4. A deceleration lane, dimensioned for the posted speed limit will be required unless a formal 

deceleration waiver is requested.  A deceleration waiver will be granted only if documentation is 
provided showing less than 50 vehicles per day enter into the business or the cost of the deceleration 
lane is greater than 20% of the total project cost. 

5. If access to the property is granted along an existing county road, the owner will be responsible for 
repairing all damage caused by construction vehicles. 

6. A site plan must be submitted to and approved by the County Engineer. 
7. All proposed improvements must conform to current county standards. 
 
Water and Sewer:  The Owner/Developer will be responsible for all costs to extend sewer and/or water to 
property. 
Storm Water:  Permanent drainage and utility easements are required.  A 20 foot easement is required 
over all storm water infrastructure. 
Construction and Maintenance: County Engineer to approve ingress and egress.  A signal study is 
required due to impact at intersection.  Right and left turn lanes will be required. 
 
Comments 
 
Water and Sewer: County water is available on a twelve inch line on Evans-To-Locks Road. County sewer 
is available on an eight inch line on Industrial Park Drive.  The size and the location of the sewer are 
adequate for the development.   This project will not affect the capacity of existing water and sewer 
infrastructure.  
Storm water:  There are no active projects in the area.   
Construction and Maintenance: This project will affect the priority of planned road projects.  Sidewalk 
proposed from North Belair Road to Columbia Industrial Drive and three lane Evans-To-Locks Road in the 
future.   
Health Department:  Should have county sewer. 
Sheriff:  There have been traffic accidents in the past 12 months.  This project will affect safety and traffic 
conditions in the area.  Development in this area will increase vehicular traffic.  Additional patrols will be 
needed to monitor increased traffic flow, safety conditions, and crime prevention.  There is adequate 
access for public safety vehicles. 
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Green space: This property is not located in a targeted area for green space.  There are no green space 
program lands in the area.  
 
 

Criteria for Evaluation of Rezoning Request 
Criteria Points Comment 

Whether the zoning proposal will permit a 
use that is suitable in view of the zoning 
and development of adjacent and nearby 
property. 

The uses permitted will remain the same as 
those allowed within the existing C-2 zoning.  
The rezoning will facilitate subdividing of the 
land in question. 

Whether the zoning proposal will adversely 
affect the existing use or usability of 
adjacent or nearby property. 

The rezoning is compatible with zoning and 
land uses adjoining and nearby. 

Whether the zoning proposal is compatible 
with the purpose and intent of the GMP. The PUD will carry out the intent of the GMP. 

Whether there are substantial reasons why 
the property cannot or should not be used 
as currently zoned. 

The uses contemplated will be compatible 
with current zoning.  The PUD zoning 
requested will enable the development to be 
subdivided for sale for investment purposes. 

Whether the proposal could cause 
excessive or burdensome use of public 
facilities or services. 

The rezoning will have no effect on the use of 
public facilities and services. 

Proposal is supported by new or changing 
conditions not anticipated by the GMP or 
reflected in existing zoning on the property 
or surrounding properties. 

The rezoning is compatible with current 
zoning. 

Proposal reflects a reasonable balance 
between the promotion of Health, Safety, 
and Welfare against the right to unrestricted 
use of property. 

The rezoning allows permitted uses to remain 
the same while providing the developer 
additional opportunities to sell parts of the 
development to other investors. 
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Property Information 
 

Tax ID Tax Map 077 Parcel 080

Location/address Blackstone Camp Road

Parcel Size ± 94.22 acres
Current Zoning  R-1 (Single Family Residential)
Existing Land Use Vacant/residential

Future Land Use Medium Density Residential

Request PUD (Planned Unit Development)
Commission District District 1 (Thigpen)

Recommendation Approve
 

Summary and Recommendation 
 
Blackstone Investors, LLC seeks the rezoning of 94.22 acres located on the west side of Blackstone Camp 
Road, from R-1 (single-family residential) to PUD (planned unit development).  The request is a 
continuation of the previously approved PUD on the adjacent property known as River Island Settlement, 
Section I and II.  The expansion of the existing PUD comes as a result of land acquisition adjacent to the 
existing PUD, and was contemplated in the original narrative that was approved in 2002.  The additional 
property is a 94.2 acre tract that is currently zoned R-1 single family residential.  The property is located 
immediately to the south and west of the River Island development that is zoned PUD.  Other surrounding 
zoning districts are A-R apartment residential to the west, and R-1 single family residential to the south. 
 
Of the 94.22 acres, the zoning application proposes that 51.5 acres are to be designated as “mixed 
townhouse and patio home.”  Townhomes already are a component of the PUD; however, the patio home 
concept is a new housing type within the River Island PUD.  The mixing of the two as proposed is an 
attempt to “blend housing types within the same site to create a superior non-sterile residential 
neighborhood environment.”  The proposed use category extends to an adjacent 23.2 acres that was 
previously zoned PUD to allow for the construction of more traditional attached townhomes and detached 
single family residential uses.  The applicant is also seeking a revision to the plan for this 23.2 acres within 
the original PUD.  The new mixed townhouse and patio home classification proposes 276 attached and 
detached units, on 74.7 acres, (referred to as Parcels II, II, and XI-A), for an overall density of 3.69 units 
per acre within this portion of the PUD.  The density for the entire PUD is considerably lower. 
 
The remaining 42.7 acres of the newly acquired property is proposed to be developed under the criteria set 
forth in the Code for the R-2 zoning district with the residential cluster overlay (RCO) provisions applied, 
and is referred to as Parcel XI-B.  The site is encumbered by wetlands that extend from the banks of Jones 
Creek, giving the application merit for consideration of the RCO provisions.  The applicant has not 
submitted a site plan for the 42.7 acres, but the application does set forth a minimum lot size of 6,000 
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square feet, with front setbacks of 40 feet, and side and rear setbacks of five feet.  These setbacks are 
consistent with the setbacks that are established in the Code for the R-2 (RCO) zoning district.  The Code 
also sets forth buffering requirements between single family and multi family uses within a PUD, and the 
site plan is in conformity with the separations required. 
 
While staff is favorable to the R-2 RCO designation of Parcel XI-B, a complete site plan has not been 
provided detailing access to the property.  The project engineer has indicated that access will be from the 
north, (Parcel IV), where the road network will cross Jones Creek where the crossing is planned 
immediately to the north of the existing Georgia Power easement.  Finally, there are some minor 
inconsistencies in parcel identification between the site plan and the narrative which must be corrected 
prior to Board of Commissioner approval of the request. 
 
Staff recommends approval. 

 
Interdepartmental Review 

 
Conditions 
 
Planning:   Inconsistencies between the narrative and site plan must be corrected prior to Board of 
Commissioner approval. 
Engineering: The property is located in the Jones Creek drainage basin.  Post-developed discharge must 
be less than pre-developed conditions through the 50-year storm.  On-site storm water detention will be 
required. 
 

1. Portions of this property lie within the 100-year flood plain.  All “A” zoned property must be studied 
by an appropriate methodology to determine a BFE. 

2. State waters are present on the property.  If a stream buffer variance is required for any aspect of 
site work, you must have approval from the Georgia Environmental Protection Department. 

3. If the property contains wetlands, a Jurisdictional Determination must be submitted to and approved 
by the United States Army Corps of Engineers. 

4. If site improvements disturb more than one acre, the proper National Pollution Discharge 
Elimination System permit and associated fees must be submitted to the Georgia Environmental 
Protection Department and Columbia County 14 days prior to land disturbance. 

5. Storm water detention will be required unless site improvements result in no net increase in runoff. 
6. A left turn analysis will be required to determine the need for installation of a left turn lane on 

Blackstone Camp Road. 
7. A deceleration lane, dimensioned for the posted speed limit on Blackstone Camp Road will be 

required. 
8. If access to the property is granted along an existing county road, the owner will be responsible for 

repairing all damage caused by construction vehicles. 
9. A site plan must be submitted to and approved by the County Engineer. 

10. All proposed improvements must conform to current county standards.   
 
Water and Sewer:  The Owner/Developer will be responsible for all costs to extend sewer and/or water to 
property. 
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Storm Water:  Permanent drainage and utility easements are required.  A 20 foot easement is required 
over all storm water infrastructure. 
Construction and Maintenance: Access to be approved by County Engineering Department.  
Green Space:  All open space (green space) must be designated as passive or active.  All passive open 
space must be placed in a conservation easement. 
 
Comments 
 
Water and Sewer: County water is available on a ten inch line on Blackstone Camp Road. County sewer 
is available on an eight inch line in adjacent subdivisions.  Further research is needed to determine if the 
size and location of the line is adequate for the development.  This project will affect the capacity of existing 
water and sewer infrastructure.   There are concerns that existing infrastructure could be over loaded by 
this development. 
Storm water:  There are no active projects in the area.   
Construction and Maintenance: This project will not affect the priority of planned road projects.   Traffic 
may require left and right turn lanes to be installed.  
Health Department:  Should have county sewer. 
Sheriff:  There have not been any traffic accidents in the past 12 months.  This project will affect safety 
and traffic conditions in the area.  Thefts and property damage are associated with residential 
development.  Concentrated patrols will be needed to deter these type crimes.  Vehicular traffic may 
increase; patrols for traffic enforcement may be needed. 
Board of Education:  River Ridge Elementary is above capacity while Riverside Middle School and 
Lakeside High School are at capacity.  New construction through Columbia County has and will continue to 
bring families into areas of our school system that are presently overcrowded.  When overcrowded 
conditions occur in any one of our schools, there is a possibility that children will be housed in portable 
classrooms.  With the influx of new subdivisions being built around our schools, the problem with traffic 
congestion and road access during school morning and afternoon hours as students are being picked up or 
dropped off will continue to increase.  This project is navigable by school buses. 
Green space: This property is located in a targeted area for green space.  There are green space program 
lands in the area of about 13 acres along Reed Creek at Fury’s Ferry Road.  

 
Criteria for Evaluation of Rezoning Request 

Criteria Points Comment 
Whether the zoning proposal will permit a 
use that is suitable in view of the zoning 
and development of adjacent and nearby 
property. 

The proposed use of different forms of 
residential is appropriate in this part of the 
county. 

Whether the zoning proposal will adversely 
affect the existing use or usability of 
adjacent or nearby property. 

The property is located in an area of the 
county that has been experiencing a great 
deal of development, and where 
infrastructure is in place to support a higher 
level of development.  The property is also a 
continuation of an already approved PUD. 
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Whether the zoning proposal is compatible 
with the purpose and intent of the GMP. 

The zoning proposal is compatible with the 
purpose and intent of the GMP in that the 
overall density proposed is within the range 
of medium density residential. 

Whether there are substantial reasons why 
the property cannot or should not be used 
as currently zoned. 

The current R-1 zoning is not appropriate as 
development continues to escalate and as 
services are provided to this area. 

Whether the proposal could cause 
excessive or burdensome use of public 
facilities or services. 

Further research is needed to determine if 
the size and location of the sewer line is 
adequate for the development.  This project 
will affect the capacity of existing sewer 
infrastructure.  There are concerns that 
existing infrastructure could be over loaded 
by this development. 

Proposal is supported by new or changing 
conditions not anticipated by the GMP or 
reflected in existing zoning on the property 
or surrounding properties. 

The growth management plan contemplated 
that urbanized development would include 
this area.  In addition, the proposal is 
reflected in the zoning of surrounding 
properties. 

Proposal reflects a reasonable balance 
between the promotion of Health, Safety, 
and Welfare against the right to unrestricted 
use of property. 

The proposal meets this balance test. 
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Property Information  

Tax ID Tax Map 081 Parcel 001

Location/address Blackstone Camp Road

Parcel Size 23 acres
Current Zoning PUD (Planned Unit Development)
Existing Land Use Undeveloped

Future Land Use Medium Density Residential

Request Revision to the PUD (Planned Unit Development)

Proposed Use Single and Multi-family residential 

Commission District District 1 (Thigpen)

Recommendation Approve

 
Summary and Recommendation 
 
Blackstone Investors, LLC seeks a revision to the River Island PUD affecting approximately 23 acres 
of the original 411.92 acre PUD.  According to the original site plan and narrative, the affected area 
was originally proposed to be designated for townhomes and single family residential units.  Of the 23 
acres, approximately 15.7 acres were designed to accommodate townhome development, and 7.5 
acres were designated as single family conforming to the R-2 residential zoning guidelines. 
 
According to the revised narrative, the applicant wishes to introduce a new use category to the PUD, 
entitled “mixed townhouse and patio homes.”  The revision to the PUD is being applied for in 
conjunction with a request to add an additional 94.2 acres to the PUD on land that the development 
has recently acquired.  According to the revised site plan, approximately 74.7 acres will be 
designated under the new classification.  In addition, the remaining 42.7 acres of the recently 
acquired property will be classified as single family residential, under the R-2 zoning provisions, with 
a Residential Cluster Overlay (RCO) being applied. 
 
The new mixed townhouse and patio home classification proposes 276 attached and detached units, 
on 74.7 acres for an overall density of 3.69 units per acre.  Staff believes that the change from 
separate townhome and single family residential parcels to the new mixed townhouse and patio 
homes is in keeping with the original densities approved in the PUD. 
 
Staff recommends approval of the PUD revision. 
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